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SECTIONWhat is the 
problem? 1

Why is this so 
important to discuss?
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Shifting household demographics

Today, 30% of 
households are 
single persons

By 2030
1 in 5 Americans 

will be 65+

By 2025 
75-85% of 

households will 
not have children

From 2005 to 2050 
Latinos will account 

for 60% of the 
nation's population 

growth
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Shifting demand for walkable living and MMH

Single Family
39%

Mobile Homes
2%

Multifamily
15%

Condos
10%

Townhomes
34%

Millennials (25-34)

59% Looking for MMH

Single Family
71%

Mobile Homes
2%

Multifamily
7%

Condos
9%

Townhomes
11%

Baby Boomers (55-64)

27% Looking for MMHSource: realtor.com
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The affordable housing crisis is rapidly growing

In 2017, 
31% of American 
households were 
housing cost 
burdened.
~American Housing Survey

TThis also requires us to reflect back on 
inequitable housing policies that did 
not allow/made if harder non-white 
households to own and build equity.

Image source: Plan HIllsborough
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Zoning has been ineffective in delivering choices

Has given density 
a bad name
Should avoid using that term 
in framing housing 
conversation.

Higher density does not have 
to equal bigger or ugly
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Disconnect: Walkable Contexts vs MF Zoning
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Majority of most cities zoned for single family 
housing  only

Source: New York Times

15%

94%

77%

84%
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SECTIONWhat is Missing 
Middle Housing? 2

Getting it right: It’s not just 
medium-density housing
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Defining Missing Middle Housing

House-scale buildings
with multiple units

in walkable neighborhoods



It is middle in two different ways

1. A middle form and scale 
between single family 
and multifamily 
buildings

2. Can deliver affordability 
by design to middle 
income households
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House Scale: Height, width, and depth matter
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3 Units, Looks 
Like a House
Triplex Achieves Average 
Densities of 16 du/acre
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Affordable by design
Lower land costs

Lower construction costs
Smaller units

Local, incremental development

A

L

L



Why do we call it missing?

Less than 10% of all 
housing units 
produced between 
1990 and 2013 were 
Missing Middle scale

-American Housing 
Survey
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The concept has become a movement

State of New South Wales, Australia

Toronto
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Missing Middle Housing: San Luis Obispo, CA

Triplex ( Three-Flat)

Courtyard ApartmentBungalow Court
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Missing Middle Housing: Santa Barbara, CA

Multiplex: Small Courtyard Building

Courtyard Building

Cottage Court
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Missing Middle Housing: San Jose, CA

Triplex

FourplexDuplexes
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Missing Middle Housing: Sacramento

Duplex: Side by Side

Courtyard ApartmentBungalow Court
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SECTIONOverview of 
the types 3

Form, scale, design characteristics
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Used to be able to buy these in a catalog!
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Duplex: Side-by-Side

Typical Lot Size Density
60’ x 125’ 12 du/acre

50’ x 100’ 17 du/acre

50’ x 85’ 19 du/acre
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Bungalow/Cottage Court

Typical Lot 
Size

Density
(5 units / lot)

Density
(6 units / lot)

100’ x 125’ 17 du/acre 21 du/acre

100’ x 100’ 22 du/acre 26 du/acre

80’ x 100’ 27 du/acre 33 du/acre
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Fourplex

Typical Lot Size Density
(4 units / lot)

50’ x 100’ 32 du/acre

65’ x 115’ 23 du/acre
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Same building: Variety of densities based on 
parking

449 du/acre21 du/acre

Fourp
lex

2-Bedroom Units

Fourp
lex

1-B
edroom Units
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Townhouse

Typical Lot Size Density

25’ x 125’ 14 du/acre

25’ x 100’ 17 du/acre

20’ x 75’ 29 du/acre
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Remember: Not all townhouses are the same
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Be careful what you enable/allow!

These types fight against 
placemaking and the 
creation of high-quality 
places. 

They do not deliver the range 
of affordability intended by 
most medium density zones.

Mountain View R3 project is 
focused on  addressing this 
issue.
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Multiplex: Small

Typical Lot Size Density
(5 units / lot)

Density
(8 units / lot)

100’ x 125’ 17 du/acre 27 du/acre

100’ x 100’ 22 du/acre 35 du/acre

80’ x 100’ 27 du/acre 43 du/acre
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Courtyard Building

Typical Lot Size Density
(8 units / lot)

Density
(12 units / lot)

125’ x 150’ 18 du/acre 28 du/acre

100’ x 100’ 34 du/acre 53 du/acre
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System Assumes High Density=Big Building

Opticos Design, Inc. 33Opticos Design, Inc. 33



SECTIONWhat are the important 
characteristics? 4

Getting it right: Missing Middle Housing is 
not just medium-density housing
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1. Located in a walkable context

2. House scale. Lower perceived impact

3. Provide fewer off-street parking spaces

Characteristics of Missing Middle Housing
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Think creatively about our approach to parking

Source: Fregonese AssociatesSSSSSSSSooooooooooouuuuuuuuuurrrrrrrrccccccccccceeeeeeeeeeeeeeeee:::: FFFFFFFFFFFFFFFrrrrrrrreeeeeeeegggggggggggggggggooooooooooonnnnnnneeeeeeeesssssssssseeeeee AAAAAAAAAAAAAAsssssssssssssssssssooooooooooooocccccccccccccccciiiiiiiiaaaaaaaaaaaatttttttttteeeeeeeeessssssss

1. Housing needs to be 
prioritized over parking

2. You cannot be pro-affordable 
housing and pro-high parking 
requirements
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SECTIONHow is the concept 
being applied? 5

Policy, planning, zoning, effective 
communication, getting it built
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Progressive local 
policy and state 
legislation

Starting Big: Rethinking single 
family land use and zoning
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Minneapolis’ progressive housing policy
Eliminated single family 
zoning citywide

Adopted a new citywide 
policy that allows up to 3 
units on any lot, even those 
currently zoned for single 
family. 
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Oregon’s progressive state legislation: HB2001
In 2019 Oregon Governor Kate 
Brown signed House Bill 2001, 
which authorizes missing middle 
housing in large cities’ single-
family zones. 

Cities with pop. 10,000: Duplex 
allowed on any lot

Cities with pop. 25,000: Up to 
four units on any lot
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Effectively 
communicating with 
communities about 
the need
Eliminate push back/resistance

Opticos Design, Inc. 41



AARP informing its members and supporters

38 million members!
1. Walking tours

2. Roadshows/workshops

3. CA AAPR-Video series
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Brisbane, Australia community outreach

1. Onlinegame1111111... OOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnllllllllllllllliiiiiiiiiiiiiiiiiiiiiiiiiiinnnnneeggggaaammmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeee
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Informing 
Small Area 
Plans/Specific Plans
Downtowns, Corridors, 
Neighborhood Plans

Downtown Davis, CA Specific Plan
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Form and Scale: Small, Medium, Large

Formalizing the design 
direction from the 
Charrettes:

Establish a hierarchy of 
form and scale.

Create appropriate 
transitions in built form.

Ensure predictable built 
outcome.
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Regulating Plan/Zoning Map
New Zone Districts
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Building Scale Sustainability

Courtyard building
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Mountainview: R3 Zoning Revisions

Where most of their 
older, more affordable 
rental housing stock 
exists

Being torn down and 
replaced with lower 
density luxury 
townhouses
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Shoreline at Mountain View

Shoreline Golf Links

Vista Slope

Mountain View High

Cuesta Park

Rengstorff Park

Crittenden Hill

Cooper Park

Whisman Park

Sylvan Park

Eagle Park
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         Mountain View Zoning Districts
Residential Districts

R1 - Single-Family

R2 - One and Two Family

R3 - Multiple Family

R4 - High Density

! ! ! !

! ! ! !

! ! ! !

! ! ! !

! ! ! !

RMH - Mobile Home

Commercial/Professional Districts

CN - Commercial-Neighborhood

CO - Commercial-Office

CS - Commercial-Service

CRA - Commercial/Residential-Arterial

Industrial/Manufacturing Districts

ML - Limited Industrial

MM - General Industrial

Special Purpose Zones

A, AW - Agriculture

F - Flood Plain

P - Planned Community/Precise Plan

PF - Public Facility

Overlay Zones

Special Design Combining

Height/Story Limitations

Transit Oriented

Zoning Map ¯Map Copyright October 2008 City of Mountain View, California.  Data sources: Santa Clara County GIS,
City of Mountain View GIS.  Parcel-level map accuracy not implied; this map is not to be used for
property transactions.  Note that with the exception of some private streets, zoning is parcel-based
and is not shown extending to the centerline of rights-of-way.  

Precise Plans
  P(5)  460 N. Shoreline Blvd
  P(6)  San Ramon
  P(7)  Mayfield
  P(8)  San Antonio Station
P(13)  California-Ortega
P(14)  2100 California St
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P(19)  Downtown
P(23)  Castro-Miramonte Triangle
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Portland, OR: More units-higher FAR

Where most of their 
older, more affordable 
rental housing stock 
exists

Being torn down and 
replaced with lower 
density luxury 
townhouses
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Informing 
Regional and General 
Plans
Housing policy and land uses

California and across the country
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SACOG: Housing Policy Toolkit
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San Diego County
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Nashville, TN comprehensive plan
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Cincinnati, OH Citywide Form-Based Code and 
Comp Plan

Future land use based on 
place types

Designated 42 walkable 
neighborhoods for Form-
Based Code application 
and city prioritization

Winner of National APA 
Burnham Prize and CNU 
Charter Award Grand Prize
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Embedded allowed types within new zones
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Missing Middle Scan ™

Identifying policy, planning, and 
zoning barriers 

City of Greenville and Greenville 
County, SC
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Identify Missing Middle-Ready Contexts
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Comparing Allowed Densities to Required Densities
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Multiplex Large Courtyard Building Townhouse L
44-55 du/ac (Front Vehicular Access) 
52-70 du/ac (Rear Vehicular Access)
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58-70 du/ac (Rear Vehicular Access)

N/A du/ac (Front Vehicular Access) 
20-28 du/ac (Rear Vehicular Access)
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Assessing area plans for ability to deliver MMH
Greenville County

Barriers to MMH Imagine 
Greenville 

Comp 
Plan

Berea 
Plan

Brandon 
Plan

Conestee 
Plan

Monaghan 
Mill Plan*

Cherrydale 
Plan

City 
View 
Plan

Dublin 
Road 
Plan

Dunean 
Plan

East 
Woodruff 

Plan

Fountain 
Inn Plan

Max. Density  
Allowed: Too Low

X X N.S. N.S. X2 X N.S. X X4

Min. Lot Area: 
Too High

X X X X X4

MMH Types  
Not Identified1

X X X X X X X X X X

Content is  
Supportive of MMH 

X8 X

Content is Guidelines  
(Not Regulatory)

X X X X X X X X X X

Notes:

1 Only reference to duplex, townhouses and multifamily.

2 Plan update proposes down-zoning from multifamily to single-family, and down-zoning R-7.5 to R-10.

3 Policy direction to limit "apartment" style of multifamily housing leaving it unclear if MMH is intended or not.

4 Majority of area is zoned for single-family.

5 Guidelines appear as regulations but are only advisory.

6 In R-M and R-MA, multifamily requires a min. of 2-acre site size and 12,000 sq.ft. size respectively.

7 In R-M, once 2-acre site is provided, no individual lot minimum.

8 Duplexes through Fourplexes mentioned but majority of R-M Zoning being changed to Single-Family Zoning.

N.S. Not Specified

* In Progress version reviewed

The PD and FRD are not shown because it is unclear what they allow given that each project is reviewed on a case-by-case basis.
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Informing Zoning 
Reform Across the 
Country
Removing barriers to housing 
choices and ensuring quality
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Most zoning does not see differences 
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Top Missing Middle Zoning Hacks

1. Reduce Minimum Lot Size

2. Regulate Maximum Building Width and Depth 

3. Increase Allowed Density/min. Square Footage of Lot

4. Reduce/Remove Parking Requirements

5. Remove Open Space Requirements 

6. Map More Broadly!! 

7. Don’t Allow Tuck Under Townhouses
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Allowed Building Types Embedded in Zones

Form-Based Coding: 

Each zone thoughtfully 
allows a range of Missing 
Middle housing types
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Zoning Research Completed by Opticos for NAHB

Diversifying 
Housing Options 
with Smaller Lots 
and Smaller Homes
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SECTIONConcluding Thoughts C
A few takeaways
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Built results are shaking up the building industry
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Stop Using Density, Mutlifamily, Upzoning

How many 
neighborhoods do you 
feel would be open to 

”increasing density” as 
a general concept?

Housing choices, and options 
as alternative. 
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Instead focus on form, scale, and housing types
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Find out more at

MissingMiddleHousing.com
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“Its time to rethink 
and evolve, reinvent 
and renew.”
What’s Next - Urban Land Institute
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